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I.    GENERAL  APPROACH  IN  IMPLEMENTATION 


WHAT  IS  NEEDED 


With  rising  national  awareness  of  the  crises  of  the 
urban  environment,  there  has  been  increasing  emphasis  upon 
urban  design  as  an  agreed-upon  area  of  public  concern  and 
control.   In  San  Francisco,  this  emphasis  has  bolstered  a 
long-standing  conviction  that  assurance  of  quality  in  the 
environment  should  be  one  of  the  foremost  concerns  of 
government.   Implicit  in  such  a  conviction  is  the  idea  that 
the  city  must  know  not  only  how  to  plan  for  quality,  but 
how  to  implement  its  plans  as  well. 

This  Preliminary  Report  Number  7  describes  a  framework 
and  various  means  for  implementing  the  proposals  being 
developed  in  the  Urban  Design  Study.   It  concentrates  upon 
the  best  ways  or  alternatives  for  doing  things,  rather  than 
upon  what  should  be  done  or  why.   After  review  and  discus- 
sion of  the  preliminary  plan  proposals  contained  in  Report 
Number  8,  a  more  specific  program  of  implementation  will  be 
developed  with  the  Final  Report. 

Urban  design  is  one  element  of  the  comprehensive 
planning  approach  that  is  needed  to  accommodate  growth  and 
change  in  a  manner  that  will  improve  the  environment  rather 
than  detract  from  it.   Conservation  and  change  need  not  be 
antithetical,  although  in  San  Francisco  they  have  a  ten- 
dency to  be  so.   To  avoid  such  a  confrontation,  planning 
must  find  ways  for  the  city  to  take  on  downtown  office 
construction,  increasing  tourism,  waterfront  development, 
improved  transportation  facilities,  larger  hospitals,  new 
housing,  population  shifts  and  new  public  buildings,  all 
without  injury  to  established  values.   It  must  do  this  by 
preserving  the  prized  characteristics  of  the  city,  and  by 
assuring  the  people  of  the  city  more  rather  than  less  of  a 
sense  of  opportunity  and  well-being. 

Urban  design  planning  must  deal  decisively  with  present 
circumstances  in  the  city,  and  also  anticipate  future  needs 
and  issues.   To  do  this  it  must  define  what  is  meant  by 
quality,  and  obtain  agreement  as  to  the  criteria  and 
standards  for  development  that  will  be  followed  in  the 
community.   This  means  responsiveness  to  concerns  perceived 
by  the  public,  and  broadening  of  the  well-established  San 
Francisco  tradition  of  citizen  involvement. 

Though  the  plans  to  be  used  may  be  consolidated,  the 
public  agencies  and  private  participants  that  will  carry 
them  out  will  be  separate  and  diverse;  therefore,  there 
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must  be  an  implementation  process  that  will  provide 
coordination.   In  that  process,  the  input  of  professional 
design  guidance,  whatever  its  source,  must  be  well  timed 
to  be  effective.   Any  formal  review  of  development,  if 
required,  must  also  be  well  timed.   Timing  is  key:   it  is 
equal  in  importance  to  the  very  substance  of  the  design 
criteria  or  standards. 


B.    WHAT  SAN  FRANCISCO  HAS  NOW 

San  Francisco  has  developed,  especially  in  recent 
years,  a  number  of  plans,  policies  and  regulations  relating 
to  urban  design.   Few  of  these  have  been  drawn  with  urban 
design  concerns  paramount,  but  such  concerns  have  been  one 
of  their  motivations.   The  planning  elements  and  their 
reasons  for  being  are  as  follows: 


1.         San   Francisco   Master  Plan. 

Under  Charter  provisions  effective  in  the  1940 's, 
the  Planning  Commission  is  to  "adopt  and  maintain,  including 
necessary  changes  therein,  a  comprehensive,  long-term, 
general  plan  for  the  improvement  and  future  development  of 
the  city  and  county."   The  Master  Plan  is  a  basis  for  advice 
to  government  agencies  on  the  location  and  use  of  public 
facilities,  and  for  all  other  planning  and  development 
efforts  in  the  city.   It  has  been  amended  over  the  years, 
but  was  not  revised  in  a  comprehensive  manner  prior  to  the 
Department  effort  now  under  way.   Portions  of  the  final 
Urban  Design  Plan  are  intended  to  be  incorporated  in  the 
Master  Plan,  forming  the  most  central  guide  for  urban 
design  decisions  in  San  Francisco. 


2.        Regional   Plans. 

Of  the  various  regional  plans,  only  the  San  Francisco 
Bay  Plan  of  the  Bay  Conservation  and  Development  Commission 
has  direct  bearing  upon  design  decisions  in  San  Francisco. 
This  plan  is  significant,  and  is  being  implemented  through 
BCDC  actions  on  applications  for  Bay  fill  and  for  construc- 
tion within  100  feet  of  the  shoreline.   With  the  exception 
of  the  Bay  Plan,  urban  design  issues  have  tended  to  be 
intensely  local  matters,  although  local  decisions  may  have 
strong  effects  upon  regional  facilities  within  the  city. 
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3.         City   Planning   Code. 

Well-studied  revisions  of  the  1960  City  Planning  Code 
have  increasingly  borne  upon  urban  design  issues.   Some  of 
these  revisions,  such  as  the  downtown  zoning  amendments, 
have  affected  only  one  part  of  the  city;  others,  such  as 
changes  in  R-3  apartment  standards,  the  sign  ordinance  and 
the  historic  preservation  ordinance,  have  had  citywide 
effect.   The  most  recent  district-oriented  zoning  revi- 
sions, in  the  Northern  Waterfront  and  South  Bayshore  areas, 
have  followed  and  been  based  upon  Master  Plan  amendments 
for  those  areas.   Although  the  entire  zoning  ordinance  is 
not  explicitly  required  to  be  based  upon  criteria  found  in 
the  Master  Plan,  the  Code  lists  among  its  purposes  the 
guidance,  control  and  regulation  of  future  growth  and 
development  in  accordance  with  the  Master  Plan,  and  in 
making  zoning  decisions  the  City  Planning  Commission  is 
required  to  consider  the  effects  upon  the  Master  Plan. 


4,         Redevelopment . 

Under  programs  administered  by  the  San  Francisco 
Redevelopment  Agency  with  Federal  financial  assistance, 
redevelopment  projects  are  designated,  planned  and  carried 
out  in  specific  areas.   Urban  design  considerations  for 
these  projects,  which  are  vital  to  their  success  as  city 
improvements,  are  found  in  the  official  redevelopment  plans 
developed  jointly  by  the  Redevelopment  Agency  and  Department 
of  City  Planning,  and  are  carried  out  in  review  by  the 
Agency  of  specific  development  submissions.   Redevelopment 
projects  have  tended  to  be  large  in  size,  and  have  had 
opportunities  to  remake  parts  of  the  city  structure  and 
create  new  environments. 


5.    Federally   Assisted   Code   Enforcement    (FACE). 

Federal  funds  have  enabled  the  City,  through  the 
Department  of  Public  Works,  to  conserve  and  improve  selected 
neighborhoods  by  joint  private  and  public  efforts.   Housing 
rehabilitation  has  been  accompanied  by  exceptional  expen- 
diture of  City  money  for  public  improvements,  primarily  in 
the  street  areas.   The  Department  of  City  Planning  assists 
in  the  planning  and  design  of  these  improvements,  and  in 
obtaining  the  participation  of  neighborhood  residents. 
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S.        Intensive   Design   of  Public  Improvements, 

After  a  decision  is  made  that  certain  public  improve- 
ments will  be  undertaken,  the  intensive  design  work  is 
normally  initiated  by  the  operating  agency,  although  a 
private  architectural  firm  is  usually  employed  for  new 
buildings.   The  Board  of  Education  is  concerned  with 
schools,  for  example,  the  Recreation  and  Park  Department 
with  park  structures,  the  Housing  Authority  with  public 
housing,  and  the  Parking  Authority  with  garage  facilities. 
These  agencies  may  seek  design  assistance  from  the  Depart- 
ment of  City  Planning.   A  special  method  has  been  followed 
in  the  case  of  the  elaborate  redesign  of  Market  Street  and 
other  transit  station  areas,  for  which  a  Transit  Task  Force 
has  been  created  as  the  supervising  City  agency. 

7.         Design   Schemes   for  Public   Facilities. 

As  opposed  to  the  intensive  design  work  for  adopted 
improvements,  these  design  schemes  are  intended  only  to 
set  general  terms  of  reference  and  pose  alternatives. 
They  may  or  may  not  be  officially  endorsed.   One  example 
is  the  Civic  Center  Development  Plan,  which  is  part  of  the 
Master  Plan;  an  earlier  plan  of  this  type  was  done  for  the 
Sunset  Community  Center.   Quite  recently,  a  schematic  plan 
was  proposed  for  the  staged  rebuilding  of  the  roadway 
corridor  linking  the  two  bridges  across  the  northern  water- 
front, including  removal  of  the  Embarcadero  Freeway. 
Operating  agencies  are  involved  in  drawing  these  plans, 
with  overall  responsibility  in  the  Department  of  City 
Planning. 


8.        Impact   Studies. 

Where  major  physical  changes  are  scheduled  to  occur, 
foresight  requires  that  the  effects  of  those  changes  be 
studied  and  anticipated.   Thus,  the  impact  of  BART  was  one 
of  the  main  subjects  of  the  downtown  zoning  study,  and  the 
City  Planning  Code  amendments  resulting  from  that  study 
have  helped  accommodate  the  changes.   The  impact  of  BART's 
Mission  Street  stations  has  also  been  assessed,  although 
as  yet  the  proposals  for  City  actions  in  that  area  are 
incomplete.   Similar  studies  are  warranted  for  other 
station  areas. 
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9.        Site   Studies    for   Major  Properties . 

When  major  sites  are  available,  or  may  become  available 
for  public  use  or  other  development,  schematic  studies  may 
be  done  to  determine  the  most  appropriate  uses  and  designs 
for  these  sites.   The  former  Wisconsin  Street  public  housim 
site  was  given  such  treatment.   Another  example  is  the  re- 
port prepared  for  Forts  Mason,  Mi ley  and  Funston  when  it 
appeared  those  Federal  properties  might  become  available 
for  City  use.   Similar  site  planning  was  done  for  the  Cliff 
House-Sutro  Baths  area,  in  that  case  as  part  of  the  presen- 
tation of  a  bond  issue  for  public  acquisition  of  the  site. 


10.      Unadopted  Policy   Statements . 

Although  most  studies  with  urban  design  import  have 
resulted  in  official  action  by  policy-making  public  agencies 
a  few  have  not.   These  unadopted  statements  may  have  signif- 
icant information  and  commentary  useful  for  later  proposals 
that  do  result  in  official  actions.   One  example  is  the 
Downtown  General  Plan  Proposals  of  196  3,  which  were  not 
adopted  themselves  but  formed  part  of  the  basis  for  the 
downtown  zoning  proposals  of  1966  and  the  design  of  Market 
Street  improvements.   Over  the  years  few  threads  of  design 
planning  have  been  lost;  most  have  been  incorporated  in 
later  work. 


11,       Unofficial   Studies . 

Without  benefit  of  formal  commissioning  by  the  City, 
private  studies  by  citizen  groups  have  contributed  design 
insights  that  have  stirred  private  enthusiasm  and  sometimes 
resulted  in  City  action.   The  Upper  Market  Planning  Asso- 
ciation has  developed  design  concepts  assessing,  among 
other  things,  the  effects  of  the  Church  and  Castro  Street 
transit  stations.   The  Bernal  Heights  Neighborhood  Associa- 
tion drafted  a  plan  which,  with  some  modification,  was 
approved  by  the  City  Planning  Commission;  the  plan  gained 
additional  status  when  the  neighborhood  was  made  a  FACE 
area.   On  many  occasions  the  San  Francisco  Planning  and 
Urban  Renewal  Association  (SPUR)  has  offered  comments  and 
design  solutions;  SPUR  is  now  engaged  in  a  major  planning 
effort  in  the  Richmond  District. 
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C.    DEFICIENCIES 

As  effective  as  these  community  urban  design  planning 
efforts  have  been  in  their  separate  ways,  they  have  clear 
deficiencies.   There  is  no  comprehensive  plan  for  urban 
design,  no  common  ground  on  which  the  various  efforts  are 
related.   Today's  design  planning  is  incomplete  and  frag- 
mented.  There  are  gaps,  overlaps  and  sometimes  conflicts. 
When  a  new  issue  arises  there  may  be  no  existing  reference 
points,  and  a  special  effort  may  have  to  be  made  to 
establish  them. 

Just  as  there  is  no  overall  plan  for  urban  design, 
there  is  no  overall  implementation  system,  no  authorized 
hierarchy  of  standards  and  procedures.   City  actions  may 
not  always  occur  in  the  same  way,  and  even  when  they  do 
the  design  inputs  may  not  come  at  the  same  time  and  in  the 
same  manner  in  each  case.   If  such  inputs  come  sporadically 
or  too  late  they  will  not  be  effective,  or  they  may  halt 
the  project  after  high  costs  have  been  incurred. 

In  this  atmosphere  there  is  apt  to  be  an  unnecessary 
and  undesirable  pluralism,  resulting  from  the  inability  of 
public  agencies,  private  groups  and  the  public  in  general 
to  find  common  reference  points.   The  consequence  is  con- 
flict and  lack  of  understanding  of  competing  viewpoints, 
often  without  reason.   The  conflict  may  be  accompanied  by 
ad  hoc  decisions  and  charges  of  "obstructionism"  versus 
"railroading" . 

Such  a  state  of  affairs  is  nothing  new  in  urban 
development.   But  it  should  be  recognized  as  resulting 
more  from  confusion  than  from  deep-seated  antagonism. 
Extremes  in  point  of  view  often  result  from  disagreement 
as  to  who  should  have  the  burden  of  proof  that  either  con- 
servation or  change  is  desirable  or  undesirable.   If  the 
decision-maker  is  faced  with  pure  approaches  that  say  on 
the  one  hand  that  there  can  be  no  conservation  if  there  is 
change,  and  on  the  other  that  survival  depends  upon  a  city's 
bigness  and  its  tax  base,  then  he  is  in  an  impossible  posi- 
tion.  The  middle  ground  in  development  must  be  examined: 
controlled  growth,  regulation  of  the  external  effects  of 
development,  and  user  charges  to  offset  the  community  costs. 

Democracy  makes  decisions  difficult,  especially  where 
transcending  principles  may  not  be  of  long  standing  in  the 
community,  but  the  decisions  arrived  at  may  be  more  acceptable 
to  people  than  they  would  be  in  a  non-democratic  society. 
On  the  other  hand,  the  free  society  may  be  in  constant 
danger  of  sacrificing  quality  in  the  environment  unless  it 
is  well  governed.   And  such  sacrifice  of  quality  can  lead 
to  social  attitudes  of  depression  and  frustration,  based 
upon  the  knowledge  that  government  is  not  being  properly 
responsive  to  the  needs  of  all  of  society. 
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D.    WHAT  OUGHT  TO  BE  DONE 

The  Urban  Design  Plan  that  will  be  proposed,  when 
adopted  as  an  element  of  the  Master  Plan  and  in  other 
measures,  will  be  an  important  part  of  the  framework  for 
design  planning.   The  other  parts  of  that  framework  are 

(1)  recognition  of  the  planning-development  process, 

(2)  better  organization  for  design  planning,  and 

(3)  community  education. 

The  Department  of  City  Planning  has  for  some  time  been 
structuring  its  work  in  terms  of  a  "planning-development 
process".   This  process  consists  of  five  stages: 

(1)  framing  of  basic  objectives  and  policies  for  the  city; 

(2)  drafting  of  improvement  plans  for  residence,  commerce, 
transportation  and  other  elements  of  the  city  structure; 

(3)  development  strategy,  in  which  priorities  are  assigned 
and  resources  allocated  among  the  competing  needs  of  the  city; 

(4)  area  planning,  which  addresses  the  particular  needs  and 
issues  confronting  specific  districts  and  neighborhoods;  and 

(5)  development  programming,  or  implementation.   In  develop- 
ment programming  are  included  the  selection  of  specific 
projects  to  be  undertaken,  fiscal  controls,  land  use  regu- 
lations, review  of  development  proposals,  detailed  design, 
construction  and  maintenance,  all  programmed  over  time. 

As  this  progression  in  the  planning-development  process 
is  better  recognized,  and  as  it  is  incorporated  in  the 
activities  of  City  agencies,  the  crucial  points  for  exercise 
of  urban  design  planning  will  become  clearer .   Design  con- 
siderations are,  in  fact,  important  at  each  of  the  five 
stages,  and  in  the  case  of  all  the  planning  elements  the 
stages  build  upon  one  another.   The  Urban  Design  Plan 
corresponds  to  the  first  two  stages:   objectives  and  poli- 
cies and  improvement  planning.   Based  upon  these  citywide 
considerations,  urban  design  becomes  an  element  of  area 
plans.   The  final  stage  is  composed  of  the  means  of 
implementation  of  citywide  and  area  planning. 
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THE  PLANNING-DEVELOPMENT  PROCESS 


1 


OBJECTIVES 
AND  POLICIES 


2 


IMPROVEMENT 
PLANS 


3 


DEVELOPMENT 
STRATEGY 


4 


AREA 
PLANNING 


5 


DEVELOPMENT 
PROGRAMMING 


Development  of  longer- 
range  objectives, 
policies  and  general 
plans  for  the  improve- 
ment and  future  devel- 
opment of  the  city, 
organized  in  terms  of 
eleven  planning 
elements : 


Preparation  of  citywide 
improvement  plans  which 
translate  longer -range 
objectives,  policies 
and  plans  for  each  ele- 
ment into  shorter-term 
programs,  sites  and 
targets .   Improvement 
plans  are  developed 
with  assistance  from 
agencies  responsible 
for  carrying  them  out. 


Analysis  of  interrela- 
tionship among  planning 
elements . 


Planning  for  specific 
communities  in  San 
Francisco,  with  partic- 
ipation of  residents, 
at  one  of  three  levels: 


Scheduling  and  guiding 


of  specific  project 
activities  in  public 
and  private  sectors, 
including: 


Residence 

Recreation  &  Open  Space 

Urban  Design 

Transportation 

Commerce 

Industry 

Manpower 

Education 

Social  Services 

Health  Care 

Public  Safety 


^ 


Transmittal  of  programs 
to  elected  officials 
and  pxiblic  agencies 
for  endorsement  and 
implementation. 


E 


Establishment  of  a 
development  strategy 
with  priorities  for 
achieving  the  objec- 

ives,  policies  and 
plans  in  a  coordinated 
manner. 


a.  Liaison  with  resi- 
dents of  communities . 

b .  Study  of  communities 
and  evaluation  of 
their  needs. 

c.  Preparation  of  area 
plans  for  communi- 
ties, districts  of 
the  city,  and  sites 
of  special  interest 
to  San  Franciscans. 


DIAGRAM     1 


> 


revision  of  each 
element  according  to 
concerns  expressed 
during  citizen  review 
period.   Adoption  of 
objectives ,  policies 
and  plans  for  these 
elements  as  part  of 
the  San  Francisco 
Master  Plan. 


> 


Biennial  review  and 
revision  of  improve- 
ment plans  based  upon 
changing  conditions 
and  actual  progress. 


^ 


Allocation  of  City 
resources  in  accord- 
ance with  the 
development  strategy . 


^ 


Adoption  of  area  plans 
as  part  of  the  San 
Francisco  Master  Plan. 


M 


Capital  Improvement  Program 

City  Planning  Code  (zoning) 

Legislative  Referrals 

Urban  Renewal 

Program  Budgeting 

Special  Development  Opportunities 


0r9anization  for  urban  dsslgn  Implamentation  it  a 
concern  of  tha  whole  City  government;  many  agencies  are 

involved.   In  this  organization,  the  Department  of  City 
Planning  has  a  central  role,  coordinating  activities  in 
terms  of  established  objectives  and  policies,  counselling 
the  Mayor's  Office  and  advising  the  agencies  involved  in 
design  decisions.   The  Department  can  perform  this  role 
only  with  accomplished,  permanent  staff  in  the  urban 
design  field,  with  both  practical  and  theoretical  exper- 
ience.  It  is  they  who  must  review  design  proposals,  pose 
alternatives,  and  have  charge  of  the  City's  growing  body 
of  design  policy. 

Community  education  means  education  of  everyone 
involved  in  urban  design  decisions,  including  interested 
citizens.   Much  of  this  will  occur  on  a  case-by-case  basis 
as  development  proposals  are  reviewed.   Well-informed  press 
accounts  are  of  assistance  in  this  respect.   Public  affairs 
reports  in  the  communications  media  provide  another  outlet, 
as  do  special  materials  prepared  for  schools  and  libraries. 
Citizen  groups  offer  interested  audiences  that  will  focus 
on  specific  neighborhoods  and  issues.   Special  advisory 
committees  can  carry  out  successful  two-way  communication, 
if  such  committees  have  their  functions  defined  and  under- 
stood.  Advisory  committees  are,  of  course,  only  a  supple- 
ment to  other  means  of  arriving  at  decisions,  rather  than 
a  device  by  which  government  responsibilities  can  be 
abdicated. 


E.    GUIDELINES 

In  development  of  standards  and  procedures  for  urban 
design  implementation,  certain  common  guidelines  should 
apply  regardless  of  the  means  used,  and  regardless  of  the 
issues  involved  or  the  subject  matter.   Among  the  more 
significant  guidelines  are  the  following: 

1.        Adaptability . 

Future,  as  well  as  present,  needs  should  be  considered, 
and  standards  and  procedures  should  either  cover  new  situa- 
tions or  be  capable  of  appropriate  modification.   If  new 
types  of  public  buildings  will  be  required,  for  example, 
design  guidance  should  be  available  without  major  new  study. 
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2.    Foresight . 

It  cannot  be  assumed  that  things  will  continue  as 
they  have  been.   The  design  attributes  related  to  San 
Francisco's  street  pattern,  for  example,  may  have  been 
established  by  happy  accident,  but  that  does  not  mean 
they  will  remain  as  they  are  without  a  deliberate  effort. 
The  same  is  true  of  the  city's  use  of  topography,  its 
relationship  to  the  Bay,  and  its  scale  of  buildings. 


3.    F0CU8. 

Special  attention  should  be  given  to  those  areas  and 
features  that  will  experience  pressures  for  development  and 
change.   Where  possible,  standards  should  be  put  into  effect 
before  pressures  can  build  to  a  breaking  point,  as  was  the 
intent  of  recent  zoning  measures  for  the  northern  waterfront. 
It  would  be  a  basic  error  in  design  planning,  however,  to 
look  exclusively  at  the  pressure  points  in  the  city,  since 
this  would  sacrifice  the  development  of  citywide  principles. 
Also,  high  priorities  should  be  accorded  to  areas  having 
severe  environmental  deficiencies,  locations  that  will  have 
significant  public  improvements,  and  other  areas  where 
design  planning  can  result  in  substantial  benefits. 


4.         Continuity. 

Existing  standards  and  procedures  should  be  looked  to 
before  new  ones  are  suggested.   New  regulations  and  ways  of 
doing  things  may  call  attention  to  the  importance  of  design 
planning,  but  they  are  apt  to  cause  confv.sion,   waste  motion 
and  resistance  from  the  established  structure.   Under  this 
guideline,  for  example,  expansion  of  the  well-tested  condi- 
tional use  procedure  in  zoning  should  be  considered  before 
any  new  procedure  is  proposed. 


5.    Feasibility. 

Any  design  process  proposed  must  be  feasible  in  terms 
of  staff,  organization,  administrative  capacity,  time, 
money  and  work  space,  and  it  must  make  sense  as  part  of 
the  whole  work  program  and  budget  of  the  Department  of  City 
Planning  and  other  agencies.   If  what  is  proposed  is  impor- 
tant enough,  however,  it  is  possible  that  department 
priorities  will  have  to  be  changed. 
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6.  Economy. 

It  is  often  assumed  that  quality  costs  more  than  the 
lack  of  it.   This  is  an  assumption  that  ought  to  be  examined 
in  each  case  in  which  a  decision  is  to  be  made.   It  may  be 
that  more  factors  or  a  greater  time  span  needs  to  be  con- 
sidered.  VJhen  the  elevated  Embarcadero  Freeway  was  built, 
it  was  assumed  that  its  design  was  the  most  economical  for 
a  limited-access  highway  in  that  corridor.   It  is  all  too 
plain  today  that  that  concept  of  economy  did  not  include  non- 
monetary cost  factors  now  thought  overriding  by  the  people 
of  the  city.   When  the  elevated  freeway  is  eventually  removed, 
it  will  be  apparent  that  with  a  better  initial  design  effort 
both  money  and  other  public  costs  would  have  been  saved. 

7.  Integration. 

Design  must  be  considered  in  relation  to  other  aspects 
of  each  problem.   This  is  implicit  in  the  planning-development 
process,  where  the  city's  needs  for  transportation,  housing, 
schools  and  other  elements  are  brought  under  a  common  system 
of  policies  and  priorities.   Economic  and  social  costs  are 
assessed  in  this  system.   Urban  design  considerations  must 
be  weighed  together  with  all  the  other  aspects,  not  for  the 
purpose  of  compromising  them  but  to  give  them  added  meaning. 
There  is  no  point  in  designing  facilities  that  are  certain 
not  to  be  built,  or  that  are  capable  of  being  built  only  in 
some  other  way. 

6.         Objectivity . 

Urban  design  planning  cannot  operate  over  time  without 
purposeful  guidelines,  criteria,  standards,  procedures  and 
records.   First  preference  should  be  given  to  standards  and 
procedures  that  do  not  require  an  exercise  of  discretion. 
Objectivity  tends  to  lend  greater  predictability,  fairness 
and  administrative  ease.   VJhere  it  is  practical  to  do  so, 
the  data  should  be  brought  in  and  the  hard  decisions  made 
when  the  standards  and  procedures  are  first  set  up.   Never- 
theless, circumstances  change,  and  design  planning  should 
not  be  limited  to  factors  that  can  be  readily  quantified 
for  future  timt .   Therefore,  an  effort  should  first  be  made 
to  find  objective  standards  but,  where  a  necessity  can  be 
shown,  discretion  should  be  prescribed  according  to  suitable 
criteria. 
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9.         Eierarohy . 

Implementation  of  urban  design  planning  occurs  at 
various  levels  of  formality.   Often  no  one  level  will  be 
sufficient  by  itself.   The  most  formal  levels  are  estab- 
lished by  the  Charter  or  legislation:   enactment  of  objec- 
tive standards,  or  criteria  for  discretion  (as  in  the  City 
Planning  Code) ,  or  setting  up  of  processes  (as  for  the 
Capital  Improvement  Program).   At  another  level  are  policies, 
especially  those  adopted  by  the  City  Planning  Commission  in 
its  Master  Plan,  which  may  be  a  basis  for  legislation  or 
for  less  formal  implementation  devices.   At  lower  levels 
are  various  administrative  guidelines  and  procedures, 
precise  planning  studies,  and  educational  materials. 


10.      Flexibility. 

Urban  design  planning  does  not  seek  rigid  order  in 
the  city;  rather,  it  seeks  balance  and  compatibility. 
Therefore,  design  implementation  is  directed  not  toward 
sameness  and  sterility,  but  toward  complementary  patterns 
in  which  diversity,  variety  and  even  randomness  may  be 
welcomed.   This  means  that  all  feasible  latitude  should  be 
given  to  the  design  professionals  for  individual  projects, 
within  the  context  of  overall  design  planning.   To  the 
extent  possible,  each  case  should  be  considered  on  its  own 
merits. 


11.       Harmony, 

City  development  will  not  proceed  smoothly  and  to 
public  advantage  unless  there  is  an  early  and  continuous 
exchange  between  design  professionals  who  represent  the 
individual  projects  on  the  one  hand,  and  those  who  advocate 
the  broader  urban  design  considerations  on  the  other.   In 
many  past  cases,  such  an  exchange  has  occurred  and  has  been 
successful.   In  some  other  cases  it  has  not  occurred,  or 
has  occurred  too  late,  and  in  those  cases  the  results  have 
tended  not  to  be  satisfactory  for  the  city  at  large.   Pro- 
cesses established  in  urban  design  planning  should  not 
assume  that  there  will  be  strong  conflicts,  confrontations 
and  appeals.   The  results  of  repeated  showdowns  will  almost 
inevitably  be  poor  design  solutions,  arbitrary  standards 
and  public  frustrations. 
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12.      Positive   Approaches . 

Negative  standards  are  relatively  easy  to  draw  up. 
They  require  only  decisions  to  prevent  certain  things  from 
happening,  without  necessarily  any  objectives  or  certainty 
as  to  how  development  should  occur.   Positive  decisions  are 
more  difficult,  and  must  depend  upon  an  extensive  review  of 
design  considerations.   The  downtown  zoning  bonus  provisions 
are  positive,  as  are  the  criteria  for  development  along  the 
northern  waterfront. 


Despite  past  conflicts  over  urban  design  issues,  the 
city  has  much  to  be  positive  about.   It  thus  far  has  not 
lost  its  place  among  the  cities  of  the  world  in  pleasing 
appearance.   It  will  soon  have  a  transit  system  of  high 
quality  and  a  new  Market  Street .   With  much  of  its  land 
publicly  owned,  including  its  port,  the  city  is  in  a  posi- 
tion to  influence  design  decisions  to  an  extraordinary 
degree.   The  economic  base  is  strong,  with  major  new 
activity  downtown,  in  expansion  of  institutions,  and  in 
recreation-oriented  commercial  areas;  much  of  this  new 
development  has  been  of  good  quality.   Lack  of  population 
increase  creates  an  enviable  opportunity  for  improvement  of 
the  quality  of  life  of  the  diverse  residents  and  neighbor- 
hoods of  the  city.   An  alert  citizenry  will  help  to 
capitalize  upon  that  opportunity. 


12 


»:i5    zgnid:i  ni;.-     :       ^nsvo-jq   o:*    ':""'•■  roof?   vJinc-     ■''■-—     •    '■•- 


+on   ssfi;  osi   &uri5  SI      ..-tuods  sviiiaoq  sd  o:t  rioL/T!   ssri   Y^^^ 

pnj:ae3lq  rtx   blTiow;  srizJ  ."io  asxixD   ariJ    pnomK    -■.^'- :  <    =;3.£   ifaol 

ripxtl.ib' JiiaiiaYa  ^tlsnsai  s..9v»f[  nooa   IIxw  ons:tB9qqfi 

artsI"2Ji'   io  ciouni  riixW      .  itas-xd-a   .+  o>iXsM  v;:i.vu    .ins   vcJllBup 

;aoq  6   nx    ax    ^iiio   arid-    ,J^:ioq   a:}!   DnibuXonx    ^bsnwo   yfoxlduq 

■  -isnxb:iOi5:i:f:o  ns- od-   a/ioiaxuai.'  o   aonsidini    oi   n:-::: 

war!    locfim   d^xw    ■-r>-^"~^?    ?c    •;  ..  rjonoo&   oriT      .sstij-r)  , 

ax   &ns    ^Baoidiijii^  nx    inwo^lnwob  Y^-ivid'OB 

vran   axrf-f   ~  ■     '•  :-•  ,    :.  no   &©4n&x-iO"iox:fibs-i;>?-i 

lojtj-gluqoc  . :,  nssd  afifi-  J^nsraqdlcv-  •: .) 

lodri^.tsn  fcna  >.--ta!^bJ:£s-i  esTJSVxb   srij    ^o  slxl   ^:o   yd-ileup'  ;l  . .' .' . 
0,1-  c  i:w  Y'^"9SXdxo   Jialo   riA      -Yj-co   srlrl-  ^d   efv-.:  f 

'..    .^  .  v.:t-:nu:tioqqo  :}srW    nca::    flsxT.-, -,::■•-■ 


Si 


II.   MEANS  OF  IMPLEMENTATION 


Using  the  general  approach  outlined  above,  a  system  of 
implementation  must  be  fashioned  and  built  upon  to  coordinate 
urban  design  decisions  affecting  private  and  public  develop- 
ment.  The  principal  means  of  implementation  are  described 
below. 


A.    PRIVATE  DEVELOPMENT 

In  sheer  quantity  and  variety  of  changes,  private 
development  has  the  greatest  effect  upon  the  character  of 
the  city.   It  is  also  less  subject  to  organization  and 
control  than  use  of  public  property.   This  is  as  it  should 
be,  and  the  city  is  perhaps  a  better  place  for  the  random 
nature  of  much  of  its  past  development.   However,  with 
changes  in  forms  of  construction,  especially  those  that  have 
resulted  in  buildings  of  larger  scale,  there  have  arisen 
pressing  issues  as  to  the  location  and  overall  form  of 
development,  individual  relationships  of  buildings  and  open 
spaces,  and  preservation  of  significant  man-made  and  natural 
features . 


ZONING 

Zoning  is  a  well-seasoned  device  for  guidance  of 
private  development,  and  it  has  had  more  importance  to 
San  Francisco  than  to  most  other  cities.   The  City  Planning 
Code  has  proved  to  be  an  adaptable  instrument  over  the 
50  years  of  its  existence,  and  especially  so  in  the  past 
decade.   The  trend  is  toward  greater  flexibility:   positive 
provisions  such  as  the  downtown  bonuses,  overlay  districts 
that  allow  departures  from  the  basic  zoning  map  pursuant 
to  area  planning,  and  a  more  conscious  tie  between  the 
zoning  ordinance  and  policies  of  the  Master  Plan.   The  Code 
is  administered  entirely  by  the  Department  of  City  Planning, 
so  that  experience  in  its  application  can  be  easily  fed 
back  into  improvement  of  the  standards.   The  Code's  adapt- 
ability and  responsiveness  make  it  a  logical  location  for 
standards  and  procedures  related  to  urban  design. 

Objective  standards  can  be  incorporated  in  the  City 
Planning  Code  either  on  a  citywide  basis  or  according  to 
established  zoning  districts,  special  areas,  or  separate 
types  of  land  uses.   Such  standards  are  administered  pri- 
marily through  review  of  building  permit  applications. 
Decisions  of  the  Department  (through  the  Zoning  Adminis- 
trator) can  be  reviewed  by  the  Board  of  Permit  Appeals, 
but  only  for  error  in  interpretation. 
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•jC Critical  points    for  urban  design  inputs 


PROCESS  FOR  PRIVATE 
DEVELOPMENT  UNDER  OBJECTIVE 
ZONING  STANDARDS 


Discretion  under  the  City  Planning  Code  has  normally 
been  made  the  province  of  the  City  Planning  Commission, 
through  the  conditional  use  procedure.   This  procedure, 
which  is  applied  in  practice  to  other  characteristics  of 
development  in  addition  to  "use",  comes  into  play  where  a 
given   type  of  development  can  be  permitted  at  a  certain 
location  only  if  criteria  set  out  in  the  Code  are  met,  and 
only  if  special  conditions  are  imposed  upon  the  development 
or  its  operation.   Since  1960  the  conditional  use  procedure 
has  been  applied  to  uses  which  may  have  serious  external 
effects  upon  the  immediate  area,  such  as  medical  facilities, 
parking  lots,  hotels  and  animal  hospitals.   More  recently, 
the  procedure  has  been  broadened  to  include  such  factors  as 
the  location  and  design  of  downtown  garages,  and  the  heights 
to  be  permitted  for  buildings  on  Nob  Hill  and  in  portions 
of  the  northern  waterfront. 

Approval  of  a  conditional  use  means  approval  only  of 
specific  building  plans.   The  plans  submitted  are  often 
modified  according  to  conditions  spelled  out  in  the  approval, 
applying  to  such  features  as  siting  and  shape  of  buildings, 
landscaping,  handling  of  traffic  and  location  of  parking. 
Either  a  Commission  disapproval  or  the  imposition  of  condi- 
tions can  be  appealed  to  the  Board  of  Supervisors.   Condi- 
tions are  enforced  by  the  Department  of  City  Planning, 
although  the  Department  is  hindered  by  the  fact  that  it  is 
not  staffed  to  make  inspections  while  construction  is  in 
progress . 

As  in  any  review  of  plans  where  discretion  is  to  be 
applied,  the  conditional  use  procedure  is  most  successful 
where  the  Department  staff  is  given  early  and  frequent  oppor- 
tunity to  confer  with  developers  and  architects  to  indicate 
design  terms  of  reference  and  the  staff's  probable  recommen- 
dations to  the  City  Planning  Commission.   In  many  cases 
these  conferences  do  not  occur  early  enough.   Experience 
has  shown  that  conditional  use  review  is  far  more  difficult 
if  plans  are  not  available  for  review  until  the  time  of 
formal  filing  of  an  application.   In  some  cases  even  the 
selection  of  a  site  should  not  occur  until  staff  advice  has 
been  sought.   These  problems  can  be  overcome  only  by  con- 
tinued education  of  developers  and  architects  as  to  the 
importance  of  working  with  the  staff.   The  staff  efforts 
would  also  be  helped  extensively  by  availability  of  admin- 
istrative guidelines  and  urban  design  manuals  which  set 
common  points  of  reference. 
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Planned  Unit  Developments  are  a  form  of  conditional 
use  that  can  be  applied  to  large  sites.   For  an  area  of 
three  acres  or  more,  a  developer  may  seek  relaxation  of 
certain  standards  such  as  yard  requirements  and  dwelling 
unit  density  limits,  on  the  basis  of  plans  for  the  total 
area  that  compensate  for  such  deviations  with  other  advan- 
tages.  Quite  thorough  review  can  be  given  in  these  cases, 
and  development  schemes  can  be  considerably  improved  in  the 
process,  but  the  number  of  applications  has  been  small. 
Sites  of  such  size  are  not  common,  and  in  any  event  the 
application  to  the  City  Planning  Commission  is  voluntary 
rather  than  mandatory. 

The  other  public  hearing  cases  in  zoning  are  for  re- 
classifications (rezonings)  and  for  variances,  and  under 
neither   of  these  procedures  is  it  possible  to  apply  straight- 
forward and  binding  urban  design  solutions.   In  reclassifi- 
cation cases,  the  City  Planning  Commission  is  considering 
only  the  legislative  propriety  of  a  change  in  zoning  district, 
and  not  the  advantages  or  disadvantages  of  a  specific 
development  for  the  property  to  be  rezoned.   Approvals  do 
not  bind  the  developer  to  any  specific  set  of  plans.   Appeals 
from  Commission  disapprovals  are  taken  to  the  Board  of 
Supervisors.   In  variance  cases,  the  Zoning  Administrator 
is  empowered  to  impose  conditions,  and  his  approvals  are 
tied  to  specific  plans,  but  the  issues  raised  relate  not  to 
the  desirability  of  the  project  design  but  to  hardships 
affecting  the  site.   The  variance  procedure  is  simply  not 
intended  to  address  design  considerations  in  most  cases. 
Decisions  of  the  Zoning  Administrator  on  variance  applica- 
tions are  appealable  to  the  Board  of  Permit  Appeals,  which 
may  reverse  his  action  or  modify  his  conditions. 

Among  the  urban  design  issues  that  have  been  or  can  be 
addressed  by  zoning  standards  and  procedures  are  the 
following: 


2.    Height. 

Limits  on  height  of  buildings  can  be  imposed  for  a 
variety  of  purposes:   maintenance  of  views  and  skyline  form, 
allowing  penetration  of  sunlight,  and  encouragement  of 
proper  scale,  unified  development  and  preservation  of 
structures.   Some  height  limits  are  established  by  basic 
zoning  districts,  and  others  by  special  height  districts. 
It  may  also  be  required,  as  at  the  top  of  Nob  Hill,  that 
all  buildings  over  a  stated  height  be  reviewed  under 
conditional  use  procedures  by  the  City  Planning  Commission, 
and  height  limits  may  be  imposed  as  a  condition  in  other 
conditional  use  authorizations. 
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2.         Bulk. 

The  total  size  of  structures  is  established  by  the 
maximum  floor  area  ratio  in  each  district,  which  makes  bulk 
proportional  to  site  size.   Lim.its  on  horizontal  dimensions 
occur  only  indirectly  now,  as  a  product  of  the  height  and 
floor  area  ratio  limits,  the  ground  level  open  spaces  that 
may  be  required,  and  some  of  the  downtown  bonuses.   Hori- 
zontal dimensions  might  be  directly  controlled  by  zoning, 
and  standards  relating  to  color,  texture  and  other  articu- 
lation of  surfaces  would  have  an  effect  upon  the  apparent 
bulk  of  buildings. 


3.        Size    of  Projects . 

Under  existing  zoning  provisions,  an  increase  in  the 
size  of  a  building  site  can  result  in  a  corresponding 
increase  in  height  and  bulk.   The  resulting  construction 
can  have  a  considerable  impact  in  any  part  of  the  city,  and 
especially  so  in  more  outlying  areas  that  in  the  past  have 
been  characterized  by  small-scale  construction.   Unless 
assembly  of  such  large  sites  is  somehow  avoided,  massive 
construction  can  be  prevented  only  by  arranging  zoning 
standards  so  that  there  is  less  of  an  advantage  than  at 
present  in  the  use  of  large  sites,  or  by  establishing  a 
process   for  mandatory  review  of  all  large  projects.   Under 
such  mandatory  review,  any  project  exceeding  a  certain 
criterion  such  as  a  stated  site  size  would  be  specially 
reviewed . 


4.         Removing   Natural    Features . 

To  some  extent,  zoning  can  help  emphasize  and  preserve 
natural  features:   height  limits  can  help  maintain  the  hill 
forms,  and  review  of  hillside  development  can  attempt  to 
maintain  existing  contours   and  ground  cover.   If  develop- 
ment of  natural  areas  is  sought  to  be  avoided  totally, 
however,  zoning  is  not  the  proper  device.   In  the  case  of 
the  Sutro  Baths  area,  for  example,  only  public  acquisition 
of  property  interests  can  assure  that  the  area  will  be  kept 
in  its  natural  state. 


5.    Special   Areas. 

San  Francisco  has  sought  to  maintain  and  improve 
certain  areas  of  special  character  by  creation  of  districts 
(usually  called  special  use  districts)  in  which  supple- 
mentary standards  and  review  procedures  apply:   the 
northern  waterfront  and  the  top  of  Nob  Hill  are  examples. 
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In  the  case  of  Market  Street,  a  special  sign  district  was 
enacted  for  this  purpose.   In  New  York  City,  the  theatre 
district  and  Lincoln  Center  were  given  special  district 
treatment,  going  one  step  beyond  the  downtown  bonus  system 
now  in  use  in  San  Francisco.   The  special  district  approach 
has  considerable  promise  for  future  use  in  zoning. 


6.         Types    of  Buildings . 

Where  certain  types  of  buildings  can  have  serious 
effects  on  the  environment,  they  can  be  specially  reviewed. 
This  is  true  now  of  hospitals,  which  require  conditional 
use  consideration  in  residential  areas.   Other  types  of 
buildings  could  be  similarly  treated. 


7.         Types    of  Activities . 

City  Planning  Code  standards  establish  which  activities 
are  permitted  in  each  zoning  district,  and  at  what  densities. 
In  many  cases,  mixed  uses  are  permitted  in  a  single  building 
or  development. 


8.         Character   of  Development, 

Most  of  the  standards  listed  in  the  items  above  affect 
the  general  development  character  of  an  area.   At  a  more 
detailed  level,  that  character  is  also  influenced  to  a 
considerable  degree  by  the  limits  on  building  coverage, 
the  yards  and  setbacks  required,  and  the  restrictions  for 
such  features  as  signs. 


5.    Treatment   of  Street   Frontages. 

Many  of  the  principles  discussed  in  the  Urban  Design 
Study  have  to  do  with  the  detailed  design  of  buildings 
along  street  frontages .   These  principles  point  to  promo- 
tion of  visual  interest  along  streets  —  continuous  store 
frontages  and  richness  of  architectural  detail  --  and  the 
absence  of  blank  walls,  rows  of  garage  doors  and  open 
parking.   They  also  advocate  the  use  of  buildings  to 
'■advantage  in  defining  public  spaces,  and  creation  of  plazas 
"and  arcades.   If  such  principles  can  be  defined  clearly 
enough,  they  can  be  incorporated  in  the  zoning  provisions, 
particularly  for  special  districts,  and  referred  to  in 
review  procedures.   Some  of  these  principles  are  already 
being  carried  out  in  standards  for  the  downtown  area. 
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10.       Access    to    Public   Spaces. 

In  some  areas  of  the  city,  one  of  the  most  important 
criteria  for  development  is  that  access  be  maintained  or 
opened  up  to  public  spaces.   This  is  especially  true  on 
the  waterfront,  where  very  often  a  condition  of  develop- 
ment ought  to  be  visual  or  physical  access  by  the  public 
to  the  water;  the  conditional  use  review  established  by  a 
special  use  district  in  that  area  is  intended  to  accomplish 
this  purpose.   In  the  downtown  area,  the  bonus  system  is 
helping  to  open  up  access  to  transit  stations  and  walkways 
between  streets. 


DEVICES  OTHER  THAN  ZONING 

In  addition  to  zoning,  there  are  a  niomber  of  other 
devices  that  may  influence  urban  design  aspects  of  private 
development.   These  devices  may  or  may  not  be  coordinated 
with  one  another  in  present  practice.   If  coordinated,  and 
used  together  with  zoning,  the  devices  can  have  a  strong 
influence. 


1.         Landmarks   Preservation. 

Since  it  was  established  in  1967  by  an  amendment  to 
the  City  Planning  Code,  the  Landmarks  Preservation  Advisory 
Board  has  been  advising  the  City  Planning  Commission  and 
Board  of  Supervisors  on  the  designation  of  landmark  build- 
ings of  historical,  architectural  or  aesthetic  interest  or 
value.   Designation  may  delay  or  discourage  destruction  of 
these  landmarks.   The  enabling  ordinance  is  broad  enough  so 
that  landmark  status  can  be  given  to  districts  as  well  as 
buildings.   Expansion  of  Landmarks  Board  activities  would 
require  more  attention  to  priorities,  criteria  and  staffing. 


2.    Subdivision   Regulations. 

Under  State  law,  the  City's  Department  of  Public  Works 
administers   regulations  for  land  subdivisions.   In  each 
case  the  City  Planning  Commission  is  asked  for  an  advisory 
report  concerning  the  relationship  of  the  subdivision  to 
the  Master  Plan.   An  ordinance  being  drafted  by  the 
Department  of  Public  Works  would  spell  out  the  regulations 
more  explicitly,  and  could  include  urban  design  criteria 
to  be  considered  by  the  City  Planning  Commission  in  its 
review. 
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3.    The    Building    Code. 

Although  not  intended  to  have  direct  urban  design 
implications,  the  Building  Code  may  have  an  effect  upon 
building  heights,  materials  and  other  aspects  of  construc- 
tion that  do  relate  to  urban  design.   These  safety 
requirements  are  for  the  most  part  taken  as  givens  in 
urban  design  studies. 


4.         Discretionary   Review. 

Under  the  Charter  and  Municipal  Code,  the  City  Planning 
Commission  is  empowered  to  exercise  a  broad  power  of  dis- 
cretionary review  where  the  public  interest  would  be  ser- 
iously endangered  by  a  contemplated  building  project.   The 
power  has  at  times  been  used  for  review  of  single  buildings 
or  pursuant  to  Commission  resolutions  establishing  a  review 
policy  in  designated  areas.   Its  most  effective  function, 
however,  has  been  to  stave  off  incompatible  development 
that  would  violate  the  terms  of  zoning  controls  actively 
being  considered  or  already  adopted  but  not  yet  in  effect. 
The  power  is  used  sparingly,  since  as  an  extraordinary 
measure  it  does  not  carry  with  it  its  own  criteria  for 
review,  and  since  exercise  of  the  power  will  often  come 
too  late  in  the  design  process  for  feasible  changes  to  be 
made  in  the  developer's  proposals.   Appeals  from  actions  of 
the  City  Planning  Commission  in  discretionary  review  cases 
are  taken  to  the  Board  of  Permit  Appeals. 


5.    Architectural    Control. 

In  some  other  cities,  a  review  process  labeled 
architectural  control  takes  place,  in  which  an  expert  board 
considers  all  plans  for  new  buildings  and  exterior  altera- 
tions in  a  designated  area.   The  objective,  for  the  most 
part,  is  to  preserve  the  established  character  of  the  area 
by  avoiding  sharp  deviations  in  appearance.   Standards  are 
apt  to  be  stated  in  terms  of  harmony  with  existing  buildings 
and  lack  of  detrimental  effects,  while  reference  to  a 
positive  design  plan  for  the  area  is  rare.   In  San  Francisco 
there  is  no  such  procedure  established,  with  the  exception 
of  the  procedure  for  landmarks  districts .   In  view  of  the 
flexibility  of  the  conditional  use  procedure,  and  the 
somewhat  narrow  use  to  which  architectural  control  can  be 
put,  it  does  not  seem  likely  that  regulations  carrying  the 
architectural  control  label  will  be  an  outgrowth  of  the 
Urban  Design  Study. 
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6.         Redevelopment   Plans. 

The  San  Francisco  Redevelopment  Agency  is  in  a 
position  to  assure  design  excellence  in  its  project  areas 
through  its  review  process  for  development  submissions, 
due  to  the  coordinated  nature  of  development  in  project 
areas  and  the  leverage  given  the  Agency  by  its  position 
as  vendor  of  property.   Much  of  the  construction  in  project 
areas  speaks  for  the  effectiveness  of  this  process.   As 
certain  projects  are  completed  and  others  are  undertaken 
in  the  context  of  citywide  design  planning,  more  attention 
may  have  to  be  given  to  the  permanence  of  pi±)lic  controls 
over  completed  projects  and  to  the  placement  of  redevelop- 
ment projects  in  a  larger  urban  design  setting. 


7.         Bay    Fill. 

Through  review  of  permit  applications  for  placement  and 
replacement  of  fill,  and  for  development  within  100  feet  of 
the  shoreline,  the  Bay  Conservation  and  Development  Commis- 
sion is  able  to  supplement  local  design  review  efforts. 
The  special  emphases  of  the  Bay  Commission  are  upon  mini- 
mizing bay  fill,  reserving  the  shorefront  for  uses  that 
require  shorefront  locations,  and  promoting  public  access 
to  and  use  of  shorefront  lands.   These  objectives  are 
consistent  with  San  Francisco's  waterfront  plans. 


8.         Private    Covenants . 

Much  land  in  San  Francisco,  especially  in  the  more 
recent  residential  subdivisions,  has  private  covenants 
restricting  the  character  of  development.   Where  these 
covenants  are  more  restrictive  than  zoning  provisions  they 
will  prevail,  although  enforcement  actions  must  be  pursued 
privately.   If  the  covenants  are  less  restrictive,  the 
zoning  regulations  prevail. 
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NOTE:  Approvals  by  the  U.S.  Dept. 
of  Housing  and  Urban  Devel- 
opment are  also  required  at 
many  of  these  stages. 


Similar  steps  are  taken  for  modifica- 
tions before  adoption,  and  for  amend- 
ments to  the  adopted  Redevelopment  Plan. 


PROCESS  FOR  REDEVELOPMENT 


9.         Taxation    and   Financing. 

Hidden  urban  design  influences  may  sometimes  be  found 
in  the  various  forms  of  taxation  and  financing,  which  may 
determine  the  selection  of  building  materials,  the  pace  of 
development  or  the  scheduling  of  repairs.   If  the  influences 
are  not  positive,  urban  design  planning  may  be  able  to 
suggest  how  to  make  them  so . 


10.       Recognition    of  Merit. 

Short  of  direct  controls  over  development,  exceptional 
design  can  sometimes  be  encouraged  by  awards  of  merit  given 
after  projects  are  com.pleted.   Such  awards  have  prestige 
and  sometimes  commercial  value.   Under  the  landmarks 
ordinance,  structures  of  merit  can  be  designated  by  the 
City  Planning  Commission.   This  is  a  worthwhile  procedure, 
although  it  is  probable  that  the  designs  in  question  would 
be  executed  even  without  the  possibility  of  such  awards 
being  given.   In  any  event,  merit  awards  do  help  to  estab- 
lish a  climate  of  encouragement  in  which  excellence  of  design 
can  flourish. 


11.      Education. 

Work  such  as  that  in  the  Urban  Design  Study  may  be 
most  effective  when  it  produces  written  and  illustrated 
manuals  showing  the  design  principles  sought  to  be  carried 
out  in  the  city.   Such  manuals  are  useful  as  terms  of  ref- 
erence for  the  Department  of  City  Planning  staff  itself, 
for  other  public  agencies,  for  architects  and  developers, 
and  for  the  public  at  large.   Urban  design  principles  are 
often  not  clearly  understood,  even  by  practitioners,  unless 
they  are  simply  set  forth  both  in  text  and  in  graphics. 
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B.    STREETS 

Second  in  importance  to  the  changes  brought  by  private 

development  are  the  changes  made  in  the  street  system. 

Streets  and  highways  make  up  more  than  one  quarter  of  the 

city's  land  area;  they  are  the  largest  public  investment 

and  require  a  large  proportion  of  each  year's  capital 

improvement  budget.   From  an  urban  design  standpoint, 

streets  are  among  the  most  prominent  features  of  the  city. 

Streets  are  organized  into  citywide,  district  and 
neighborhood  systems  for  movement  of  automobiles,  trucks 
and  transit  vehicles,-  they  are  also  used  for  storage  of 
vehicles.   Pedestrians  depend  upon  the  streets  for  move- 
ment and  other  functions,  and  various  utility  lines  run 
above  and  below  street  surfaces.   These  functions  of  streets 
have  urban  design  implications. 

Streets  have  other  functions,  too.   They  are  part  of 
the  city's  open  space  system  for  light  and  air  and  certain 
types  of  recreation.   In  the  regulation  of  development 
densities,  streets  are  part  of  the  "breathing  space"  that 
permits  higher  densities  on  private  properties.   View 
corridors  and  interesting  vistas  are  provided  by  streets, 
and  street  areas  are  used  for  a  variety  of  landscaping. 
In  addition,  streets  provide  orientation  for  travelers  and 
help  define  the  boundaries  and  character  of  neighborhoods. 
These  functions,  too,  have  urban  design  implications. 

Decisions  concerning  streets  must  be  made  with  great 
frequency  by  City  agencies.   These  decisions  have  to  do 
with  how  streets  are  to  be  used,  and  how  they  may  be  modi- 
fied.  They  have  to  do  with  priorities  for  improvements 
that  will  increase  street  amenities.   And,  at  times,  deci- 
sions must  be  made  upon  requests  for  removal  of  streets 
from  the  public  domain. 

In  order  that  such  decisions  may  be  made  with  cer- 
tainty and  administrative  ease,  various  levels  of  planning 
are  required  for  the  citywide  street  system,  areas  of  the 
city,  and  individual  streets.   Complex  machinery  is  estab- 
lished for  assessing  street  needs  throughout  the  city, 
initiating  possible  projects,  determining  the  impact  of 
projects,  setting  priorities,  financing,  designing  improve- 
ments, and  execution  of  work. 

Most  of  these  functions  are  performed  by  the  Department 
of  Public  Works.   The  Department  of  City  Planning,  however, 
is  involved  in  the  basic  planning  of  the  street  system 
through  the  Master  Plan,  the  coordination  of  projects 
through  the  Capital  Improvement  Program,  and  the  design 
of  certain  improvements.   Many  of  the  decisions  that  are 
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to  be  made  must  rest,  in  fact,  upon  the  fundamental 
classification  of  streets  as  to  their  planned  purposes. 
This  classification  system,  to  be  truly  useful,  must  cover 
all  streets:   it  must  indicate  not  only  those  streets  that 
will  carry  major  traffic  but  also  those  that  will  carry 
little  or  none.   And  the  classifications  should  reflect 
the  non-traffic  functions  of  the  streets. 

The  classification  system  and  other  aspects  of  streets 
having  major  xirban  design  implications  should  be  included 
in  the  City's  Master  Plan.   More  detailed  planning  should 
be  carried  on  jointly  by  the  Department  of  City  Planning 
and  the  Department  of  Public  Works,  with  special  attention 
to  the  points  in  time  at  which  urban  design  inputs  are  most 
critical.   In  certain  cases  special  task  forces  can  be 
created  if  they  will  provide  improved  coordination.   A 
promising  device  for  coordination  of  the  work  of  all 
affected  agencies  on  a  continuing  basis  is  the  Interdepart- 
mental Staff  Committee  on  Traffic  and  Transportation,  con- 
sisting of  representatives  of  the  Departments  of  Public 
Works  and  City  Planning,  the  Police  and  Fire  Departments 
and  the  Municipal  Railway,  which  emphasizes  operational 
details  but  could  have  an  increased  role  in  project 
formulation. 


STREET  IMPROVEMENTS 

Changes  in  streets  and  highways  are  a  matter  of  either 
State  or  local  jurisdiction.   State  and  interstate  highways 
and  the  bridges  are  the  responsibility  of  the  Division  of 
Highways,  the  Division  of  Bay  Toll  Crossings  and  the 
Golden  Gate  Bridge,  Highway  and  Transportation  District, 
and  local  influence  is  a  function  of  the  degree  of  coopera- 
tion of  those  agencies  with  the  local  government.   The  other 
aspects  of  streets  are  under  local  control. 

Local  measures  affecting  streets  may  be  divided  into 
the  following  categories: 


1.         Major   Changes. 

These  are  changes  that  significantly  alter  the  flow 
of  traffic,  usually  be  increasing  the  carrying  capacity, 
clarity  and  safety  of  major  routes.   They  include  street 
widenings,  reconstruction,  changes  in  street  grades  and 
intersections,  lane  channeling,  one-way  systems,  and  in 
some  cases  new  streets  and  interchanges.   Collectively 
these  changes  are  the  most  expensive,  and  they  tend  to 
have  the  greatest  effects  on  nearby  properties.   Most  of 
them  are  referred  to  the  City  Planning  Commission  for  a 
report  on  their  relationship  to  the  City's  Master  Plan. 
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2.  Traffic    Diversion. 

As  major  routes  are  improved,  it  is  possible  for 
other  streets  to  be  redesigned  to  carry  less  traffic. 
Methods  suggested  in  other  reports  of  the  Urban  Design  Study 
include  stop  signs,  narrowing  or  roadways,  and  closing  of 
connections  to  major  streets.   In  cases  of  serious  blighting 
of  neighborhoods  by  traffic,  such  changes  may  be  warranted 
even  without  corresponding  improvement  of  major  routes. 

3.  Landscaping . 

Tree  planting,  street  buffering  and  other  landscaping 
are  done  through  either  public  programs,  voluntary  private 
programs,  or  mandatory  conditions  imposed  upon  private 
development.   Planting  programs  are  administered  by  the 
Bureau  of  Street  Cleaning  and  Planting  of  the  Department 
of  Public  Works  with  the  advice  of  the  public  officials  and 
private  citizens  who  make  up  the  Street  Tree  Planting  Advisory 
Committee.   Over  the  past  ten  years,  15,000  trees  have  been 
planted  in  streets  by  the  City  and  90,000  by  abutting  private 
owners.   Unified  landscaping  projects  tend  to  follow  major 
street  changes  and  neighborhood  upgrading  programs,  while 
private  efforts  are  quite  scattered.   Advice  of  the  Depart- 
ment of  City  Planning  is  sought  in  landscaping  programs. 
Landscaping  conditions  imposed  upon  private  development 
are  usually  those  resulting  from  City  Planning  Commission 
actions  on  conditional  use  applications. 

4.  Lighting . 

Improvements  in  street  lighting  may  occur  in  connec- 
tion with  other  changes  in  streets  or  independently  of  them. 
The  type  and  amount  of  lighting  used  helps  to  establish  the 
character  of  each  street,  and  it  therefore  is  related  to 
the  classification  of  streets  by  function. 


5.    Street   Furnishings. 

A  great  many  features,  from  trolley  poles  to  flower 
stands  and  from  fire  hydrants  to  newspaper  racks,  occupy 
street  areas.   Some  are  specifically  permitted  under  the 
Police  Code,  and  others  are  allowed  by  revocable  permit  or 
simply  by  sufferance.   More  than  a  half  dozen  City  agencies, 
the  public  utilities  and  even  the  U.  S.  Post  Office  are 
involved  in  placing  these  features  on  the  sidewalks.   To 
some  extent  the  Department  of  Public  Works  and  the  Art 
Commission  can  coordinate  design  and  placement,  but  thus 
far  the  only  real  success  has  come  where  specific  areas. 
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such  as  Market  Street,  Mission  Street  and  some  of  the 
redevelopment  projects,  have  been  singled  out  for  major 
design  efforts.   The  experience  gained  in  these  projects 
could  help  in  a  later  citywide  program. 


6.         Undergvounding   of   Utilities . 

At  an  annual  rate  of  between  two  and  one-half  and 
five  miles,  overhead  lines  are  being  placed  underground 
in  a  cooperative  program  of  the  City  and  the  privately 
owned  utilities.   The  City  pays  for  undergrounding  its 
services  (police  and  fire  alarm  systems  and  power  for 
street  lighting)  ,   the  private  utility  companies  for 
theirs,  and  the  abutting  owners  for  new  underground 
connections  to  their  properties.   Procedures  are  set  forth 
in  the  Electrical  Code.   High  priority  is  given  to  areas 
with  major  street  changes  and  neighborhood  upgrading  pro- 
grams, where  undergrounding  will  have  the  least  cost  and 
greatest  im.pact.   In  new  subdivisions,  undergrounding  of 
all  utilities  is  normally  required,  and  it  is  stated  policy 
of  the  Board  of  Supervisors  that  all  utilities  in  the  city 
should  eventually  be  under grounded. 


7.         Parking   and  Loading. 

Provision  for  or  discouragement  of  parking  and  loading 
in  street  areas,  and  the  manner  in  which  parking  and  load- 
ing areas  are  designed,  can  have  a  significant  effect  upon 
street  character.   Changes  in  parking  patterns  may  make 
possible  new  landscaping  and  sidewalk  paving.   Where  truck 
loading  must  be  provided  on-street  for  properties  with  no 
other  access,  loading  bays  such  as  those  designed  for 
Market  Street  help  to  reduce  the  disruption  to  both  the 
roadway  and  the  sidewalk.   Actions  of  this  type  are  ini- 
tiated jointly  by  the  Department  of  Public  Works  and  the 
Department  of  City  Planning  or  Redevelopment  Agency. 


8.         Curb    Cuts. 

The  Department  of  Public  Works  administers  rules  for 
the  length,  number  and  location  of  curb  cuts  along  side- 
walks.  Unless  the  roadway  has  been  legally  designated  as 
having  limited  access,  and  in  the  absence  of  other  special 
circumstances,  a  curb  cut  must  be  permitted.   In  some  cases 
restrictions  may  also  be  imposed  in  approval  of  projects 
under  the  City  Planning  Code.   Policies  affecting  the 
frequency  and  design  of  curb  cuts  will  help  to  determine 
street  character. 


25 


B:tos(;oiq  searlJ   nx   uanlso  sonsxttsqxe   sxiX       .a:t-3o52;9   npj.s.?;..' 


KibwuCit^'isbwy 


.9 


bauo-j-Dtt?.-  grrisd  9:ib  asn.'  '  ^3vo    ,zsLxm  avii 

Yls:iBvi_ Y^ -^   srf-    5o  m^:..,- .  .    .  vJtafiigqooo  b  nx 

e3x,  nni.&/Tao:ip-:^3&nu   zol    BX^I  Y^-i^  ^^T      .e9xd-xIx:Hr   benwo 


lot    .1^' 
bnuc; 

-"     :    pn.L&£- 


.'■  ..2ff[9daY2  m:isls  3ax5    bns  soxloq)    39ziviea 
o.  v:filx:tu  sd-svxttq  9riJ      ,  (i^nlid^lL    :;sa-T^? 
n   3o1    srsr.wo   pniictudB   9ri:f  brts    , 
■-'i'.      .  He  tit^sqoiq  -xiariJ-   oJ-   anox; 

-i    ripxli      .oboD  iBoi:id-o9ia   9rt:}   nx 

iiw  pni bni/oip-x9bni/   3-39f[v/    »amBip 
;-•    •,  c  ;o..    xvibdaa   wsr      .  :    :ta9j-B9:ip 


.b9bnx'o:nj"j .". 


:'TbaoJ  b«»  ^ssj^'i. 


pnibBoI 


bns  nni: 


oa  o:f 


-jnxx:iBq   nx    aapr 
.-— .    >:is>;9bx3    "dhb    - 
. qottq   :ioi   :rso:LJa-nc 
-     :     ■    i.ij   as   fiDua   e 

"xaxb   scii   SO'.:. 


io  -vo5    nolBxvos'i 

2691B    :t99:i:Ja   nx 

h    S-XS    S39  3.5   unJt 

.9JOB:i£riD   :f99:i:ta 

•=ibI   W9n  9ldxeaoq 

•iq  ad  iaum  vnibsoL 


■•ri:i-    5nB    a^iovJ  oxldii^   to   dnOfn;fxBq9G  .      .  ^  .  _. ' 

.Yons^A  :?n3Tiqol9V9&9S   zo  pnxnri6l<I  Y^i 3  ^o  .  ^ f:9?n4 riBqaq; 


S9lfj:£   a-X3iSxaii7s5B    3;;-::nVJ  oildul    5 

12    pnolB    Bjc^D    d:ii/o    io   noxisoc.'!    1.- 

SB   bs:tsnpxa3b   Y-^J^se^-t   naad    asri  v 

'"Jissqa. •  xor!;to   ioisortsads   srLt   nx   b...       ^  .  ..>oo 

,iO.  9!H02.;.iI;     .b9i:J-xinT9q  sci   iaum  Jxro   dtuo 

•=:d-09i;oiq   iq:,Is-/a>-5cqqs  axbaaoqm    9d  oals 

^nxraT[£:J9b  o:*   •  iiw  aiisjo   divz  iasb  bnc   Y^f-s^ps"?? 


sril 

rpngl   9fL* 

3fi:t   333lfjU      .aj(isw 

•  -•  ""il   pnxvsd 

oiamuo-iip 


9.        Maintenance, 

In  this  category  are  the  continuing  City  programs  for 
maintaining  street  quality:   cleaning,  tree  servicing, 
street  repairs,  and  resurfacing.   Maintenance  is  needed 
throughout  the  city,  and  especially  on  heavily  travelled 
streets.   The  legacy  of  inadequate  maintenance  is  dete- 
rioration of  both  the  streets  and  the  neighborhoods 
through  which  they  pass. 


The  key  to  all  of  these  measures  affecting  streets  is 
financing.   Total  financial  resources  are  limited;  each 
resource  may  have  limitations  as  to  the  purposes  for  which 
it  may  be  spent;  and  each  resource  may  have  priorities  set 
for  its  use. 

The  bulk  of  City  financing  of  street  work  comes  from 
gas  tax  funds  collected  by  the  State.   Use  of  gas  tax  funds 
is  limited  by  State  regulations,  and  much  of  the  money  is 
required  to  be  used  for  improving  roadways,  especially  on 
the  "select  system  streets"  that  carry  through  traffic, 
with  an  emphasis  upon  high  capacity  and  volume  of  traffic. 
Not  all  gas  tax  funds  are  so  committed,  however;  some  may 
be  used  for  landscaping  and  other  projects  that  increase 
the  quality  of  the  street  environment,  and  there  have  been 
recent  indications  that  State  regulations  are  being  liberal- 
ized in  this  respect.   It  would  seem  that  efforts  to  divert 
gas  tax  funds  by  legislative  means  to  programs  for  protec- 
tion of  the  environment  might  well  be  redirected  to  securing 
new  uses  for  these  funds  under  existing  law. 

In  San  Francisco,  gas  tax  funds  have  also  been  turned 
by  the  Board  of  Supervisors  to  use  for  street  cleaning,  a 
move  viewed  with  some  alarm  by  the  Department  of  Public 
Works  as  needed  improvement  and  preventive  maintenance 
projects  are  forestalled.   Cleaning  has  traditionally  been 
the  only  street  cost  charged  against  the  property  tax  rate, 
with  most  other  maintenance  covered  by  gas  tax  funds.   A 
small  amount  of  revenue  for  maintenance  has  also  come  from 
local  traffic  fines.   State  sales  tax  funds  returned  to  the 
City  for  capital  improvements  are  used  for  streets  only  in 
small  quantities,  for  such  items  as  undergrounding  of  police 
and  fire  alarm  systems. 

Funds  from  any  source  spent  by  the  City  for  street 
improvements  in  areas  covered  by  Redevelopment  and  FACE 
projects  become  credits  toward  the  local  share  of  those 
projects.   On  the  basis  of  these  credits,  matching  funds 
are  made  available  by  the  Federal  government  for  the 
general  budget  of  the  Redevelopment  or  FACE  project. 
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These  matching  funds  are  not  normally  spent  for  street 
work,  but  contribute  in  other  ways  to  the  improvement  of 
the  area. 

Under  the  Urban  Beautif ication  program,  another 
system  of  Federal  matching  funds  is  employed.   First, 
locally  controlled  funds  are  spent  for  projects  that  will 
improve  the  environmental  quality  of  the  city.   These  may 
be  projects  already  budgeted  in  the  City's  programs. 
Then,  on  the  basis  of  these  expenditures.  Federal  matching 
funds  are  received,  and  these  funds  may  be  spent,  at  the 
City's  discretion,  on  other  projects  for  city  beautification. 
Thus,  there  is  a  real  gain  in  the  City's  financial  capacity 
to  make  these  types  of  improvements.   The  funds  are  spent 
primarily  in  street  areas  and  in  parks. 

The  City's  expenditures  for  street  work  are  coordi- 
nated by  the  Capital  Improvement  Program.   The  State 
regulations  for  use  of  gas  tax  funds  and  the  importance  of 
local  credits  for  matching  Federal  funds  have  a  strong 
effect  on  priorities.   Improvements  that  will  increase 
safety  and  ease  of  traffic  flow  on  the  existing  system  will 
also  be  high  on  the  list.   A  full  schedule  of  expenditures 
is  proposed  each  year  by  the  Department  of  Public  Works  and 
carried  through  the  capital  improvement  process.   The 
reviewing  authorities  are  interested  both  in  the  need  for 
each  project  and  in  maximizing  the  usefulness  of  available 
funds . 


RELEASE  OF  PUBLIC  STREETS 

The  other  main  category  of  City  decisions  on  street 
matters  has  to  do  with  the  giving  up,  to  some  degree,  of 
the  public  use  of  streets.   The  giving  up  of  streets  has, 
at  times,  been  advocated  as  a  means  of  encouraging  develop- 
ment, or  increasing  the  tax  base,  or  bringing  in  revenue 
through  the  proceeds  of  the  sale.   These  are  quite  apt  to 
be  short-sighted  arguments,  since  development  (and  increases 
in  the  tax  base)  will  probably  occur  at  some  other  location 
in  the  city  if  it  is  not  put  in  street  areas,  and  since  the 
sale  price  is  meager  when  compared  with  the  valuable  rights 
being  given  up  by  the  public.   Much  more  positive  and  far- 
reaching  reasons  are  needed  to  justify  the  release  of  public 
streets  for  private  gain. 

Although  release  of  streets  is  commonly  thought  of 
in  terms  of  vacation  procedures  —  that  is,  the  total 
giving  up  of  the  street  to  private  ownership  —  there  are 
other,  lesser  degrees  of  transferring  an  interest  or  alter- 
ing street  use.   Mere  closing  of  streets  to  vehicle  traffic 
keeps  the  street  area  in  public  ownership  and  control. 
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still  available  for  pedestrian  use,  open  space  and  land- 
scaping.  Other  public  uses  have  also,  at  times,  been 
allowed  to  occupy  street  areas  on  something  less  than  a 
permanent  basis:   portable  classrooms,  for  example,  have 
been  placed  in  streets  to  make  unnecessary  the  purchase  of 
private  property  for  temporary  use. 

Private  parties  have  been  allowed  to  take  over  street 
areas  without  transfer  of  title,  through  revocable  permits 
granted  by  the  Board  of  Supervisors.   These  permits  may 
allow  full  use  of  the  street  for  a  specified  purpose,  or 
encroachment  on  a  portion  of  the  street  for  such  features 
as  stairways,  or  use  of  air  rights  without  vacation  of  the 
air  space.   Through  use  of  air  rights,  an  owner  controlling 
both  sides  of  the  street  may  be  allowed  to  build  a  bridge 
for  pedestrian  movement,  or  even  construct  a  multi-story 
building,  still  maintaining  a  clearance  underneath  for 
passage  of  vehicles. 

While  the  revocable  permit  technique  does  not  allow 
the  City  to  treat  the  rights  transferred  as  a  fully  taxable 
real  estate  holding,  it  has  the  great  advantage  of  letting 
the  City  set  exact  conditions  as  to  the  design  and  use  of 
private  improvements.   The  power  to  set  conditions  resides 
in  the  Board  of  Supervisors,  upon  the  advice  of  the  Depart- 
ments of  Public  Works  and  City  Planning  and  the  Art  Commis- 
sion.  This  same  power  does  not  exist  in  the  case  of  street 
vacations:   once  a  street  is  released  to  private  ownership, 
the  City  loses  control  of  its  use  under  present  legislation. 
This  fact  would  seem  to  support  a  strong  policy  against 
vacations  if  some  lesser  device  can  be  used. 

Street  vacations  may  be  approved  by  the  Board  of 
Supervisors,  following  procedures  set  out  in  the  State 
Streets  and  Highways  Code.   Applications  by  abutting  owners 
are  made  to  the  Board,  and  advice  is  sought  from  the  Depart- 
ment of  Public  Works,  Fire  Department,  Municipal  Railway  and 
various  utilities.   A  referral  also  is  made  to  the  City 
Planning  Commission,  for  a  report  as  to  the  relationship 
to  the  Master  Plan.   With  these  reports  the  Board  is  to 
establish  the  public  interest  in  either  vacating  or  retain- 
ing the  street.   The  Director  of  Property  is  asked  to 
establish  a  value  for  the  street  area,  which  in  the  case 
of  streets  owned  in  fee  by  the  City  is  set  at  one-half  the 
appraised  value  of  the  street  to  take  account  of  the  loss 
in  value  to  abutting  owners  due  to  loss  of  street  access. 
If  the  City  has  a  mere  easement  in  the  street  area,  the 
cost  to  the  purchaser  will  be  only  the  City's  administra- 
tive costs  in  the  transfer. 
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If,  with  all  this  information  in  hand,  the  Board 
determines  that  the  street  should  be  vacated,  then  the 
abutting  owner  or  owners  may  take  a  deed  to  the  street. 
Abutting  owners  in  the  same  block  who  are  not  adjacent 
to  the  portion  of  the  street  proposed  to  be  vacated  may 
object  to  the  vacation  on  grounds  that  they  will  lose  a 
right  of  access.   In  the  broader  public  sense,  however, 
residents  of  the  city  at  large  may  have  difficulty  in 
showing  how  they  or  other  members  of  the  public  will  be 
injured  if  the  vacation  is  approved. 

The  complexity  and  importance  of  decisions  on  release 
of  public  streets,  especially  through  vacation  to  private 
owners,  calls  for  a  strong  set  of  policies  under  which  the 
various  agencies  can  operate.   These  policies  should  indi- 
cate when  release  of  streets  may  be  justified,  and  how 
the  release  should  occur.   The  Master  Plan  is  a  logical 
location  for  such  policies,  establishing  when  the  City 
Planning  Commission  will  be  likely  to  report  favorably  or 
unfavorably  upon  a  matter  referred  by  the  Board.   In  addi- 
tion to  policies,  the  Master  Plan  can  contain  principles, 
indicating  what,  in  urban  design  and  other  terms,  will  be 
the  likely  consequences  of  release  of  street  areas  in 
various  situations. 

The  City  is  also  empowered,  under  the  Charter,  to 
pass  an  ordinance  setting  out  in  detail  the  procedures  to 
be  followed,  the  criteria  to  be  used,  and  the  compensation 
to  be  required  in  these  matters.   The  Charter  invokes  State 
law,  as  it  now  does,  only  in  the  absence  of  such  a  local 
ordinance.   Whatever  the  means  of  establishing  policies 
for  the  City  in  these  matters,  the  decision-making  agencies 
should  entertain  an  initial  presumption  against  release  of 
street  areas,  and  against  a  permanent  and  total  release  if 
some  other  form  of  transfer  would  accomplish  the  same 
purposes . 
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C.    OTHER  PUBLIC  DEVELOPMENT 

Changes  in  other  public  facilities  occur  less  frequently 
than  changes  in  the  street  system,  but  individually  these 
other  facilities  are  likely  to  have  greater  impact.   Public 
buildings  and  open  spaces  are  a  major  part  of  the  city's 
fabric,  and  set  a  tone  for  other  development  surrounding 
them;  changes  in  these  buildings  and  spaces  can  be  signif- 
icant because  of  their  size  and  symbolic  value. 

There  are  many  demands  upon  public  funds  and  public 
land  for  schools,  libraries,  arts  centers,  recreation  facil- 
ities, health  centers,  fire  and  police  stations,  sewage 
treatment  plants,  parking  facilities,  transit  vehicle  shops, 
courts,  administrative  offices  and  other  facilities.   The 
challenge  is  to  make  use  of  the  City's  scarce  resources  to 
produce  the  highest  possible  level  of  all  services,  and  at 
the  same  time  observe  high  standards  of  design  quality. 

Relative  to  these  facilities,  decisions  must  be  made  — 
all  of  them  with  potential  urban  design  significance  —  on 
three  major  aspects:   (1)  priorities,  (2)  sites,  and 
(3)  facility  design. 


PRIORITIES 

The  setting  of  priorities  is  done  through  the  Capital 
Improvement  Program,  a  Charter-sanctioned  system,  that  has 
been  gaining  in  clarity  and  effectiveness  in  the  past 
several  years.   In  this  program,  some  three  dozen  operating 
departments  submit  their  proposals  for  capital  improvements 
annually  to  the  Department  of  City  Planning  for  analysis. 
Priorities  established  within  each  department  for  these 
projects  tend  not  to  be  disturbed  in  later  steps,  but  the 
needs  of  the  various  departments  are  weighed  against  one 
another  and  compared  with  the  funds  that  will  be  available. 

There  is  an  opportunity,  as  part  of  the  "planning- 
development  process",  to  give  even  more  meaning  to  the 
Capital  Improvement  Program  than  it  has  now,  using  the 
improvement  plans  being  developed  jointly  by  the  Department 
of  City  Planning  and  the  operating  departments  as  a  means 
of  evaluating  each  proposal.   The  Master  Plan,  against 
which  these  proposals  are  to  be  measured,  needs  streng- 
thening in  order  that  the  Department  of  City  Planning  may 
be  in  a  better  position  to  advise  the  operating  departments 
in  the  shaping  of  their  long-term  programs. 
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After  analysis  by  the  planning  staff,  the  assembled 
Capital  Improvement  Program  is  submitted  to  the  City 
Planning  Commission  for  a  judgment  as  to  conformity  with 
the  Master  Plan  and  for  approval  of  a  coordinated  six-year 
program.   The  program  is  also  reviewed  by  the  Capital 
Improvement  Advisory  Committee  (CIAC) ,  established  by  the 
Administrative  Code  and  composed  of  the  Chief  Administrative 
Officer,  Controller,  Mayor's  Deputy  for  Development, 
Director  of  Public  Works,  Director  of  Planning,  General 
Mcinager  of  the  Recreation  and  Park  Department,  and  General 
Manager  of  Public  Utilities,  which  establishes  official 
priorities.   The  CIAC  also  reviews  the  program  according 
to  the  types  of  funds  (department  revenues,  sales  tax,  gas 
tax  and  other  revenues)  to  be  assigned  to  each  project,  and 
later  recommends  bond  proposals  for  presentation  to  the 
voters.   The  capital  improvement  budget  is  reviewed  by  the 
Mayor,  and  final  decisions  on  the  budget  and  on  bond  pro- 
posals are  made  by  the  Board  of  Supervisors.   The  actual 
outcome  of  many  of  the  projects  is,  of  course,  dependent 
upon  the  success  of  bond  proposals  at  the  polls.   Necessary 
projects  that  are  not  financed  through  bonds  must  be 
accounted  for  in  future  years  in  the  capital  improvement 
budget . 


SITES 

Funded  projects  —  and  in  some  cases  those  not  yet 
funded  --  must  then  be  assigned  specific  sites.   In  some 
ways  the  assignment  of  sites  is  really  inseparable  from 
establishment  of  priorities:   those  projects  v;hich  are  not 
by  their  nature  confined  to  a  designated  site  must  be 
planned  in  terms  of  a  certain  service  area  and  the  location 
of  other  present  and  future  public  facilities.   In  many 
cases,  therefore,  site  selection  will  and  ought  to  precede 
siobmission  of  a  project  proposal  for  the  Capital  Improvement 
Program. 

Each  operating  department  has  primary  responsibility 
for  finding  its  own  sites.   The  Real  Estate  Department 
provides  assistance  in  search  and  negotiation,  looking 
first  to  properties  that  may  be  transferred  from  other 
agencies.   Purchases  of  private  properties  have,  in  fact, 
been  rare  in  recent  years.   When  one  or  more  possible  sites 
have  been  found,  they  are  sxibmitted  for  City  Planning 
Commission  determination  as  to  conformity  with  the  Master 
Plan.   In  some  cases  the  planning  staff  is  able  to  suggest 
alternative  sites,  but  usually  it  is  not  deeply  involved 
in  the  site  search  and  must  confine  its  analysis  to  a 
single  site  submitted  to  it.   The  City  Planning  Commission's 
report  on  Master  Plan  conformity  is  not  binding  upon  the 
other  agencies.   This  report  may,  however,  represent  the 
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only  opportunity  for  the  Department  of  City  Planning  to 
coinment  upon  the  urban  design  aspects  of  proposed  projects. 
A  more  significant  role  for  the  Department  in  planning  of 
public  development  would  seem  to  require  early  and  intensive 
involvement  in  site  selection. 

In  a  more  comprehensive  approach  to  site  selection, 
such  as  is  now  being  developed  in  conjunction  with  the 
operating  departments,  improvement  plans  for  citywide 
deployment  of  public  services  would  form  a  basis  for  area 
plans  and  service  centers.   The  clustering  of  services 
related  to  districts  and  neighborhoods  can  lead  to  economies 
and  to  clarification  of  the  role  of  the  facilities  from  an 
urban  design  standpoint.   Neighborhood  residents  would 
enjoy  greater  convenience  in  using  these  services,  and 
would  be  able  to  play  a  larger  role  in  planning  the  facil- 
ities.  A  version  of  this  approach  to  community  services 
planning  can  be  seen  in  the  current  work  of  the  Model  Cities 
program  in  the  Bayview-Hunters  Point  and  Mission  Model 
Neighborhoods,  to  which  the  Department  of  City  Planning 
provides  planning  assistance. 


FACILITY  DESIGN 

Once  a  site  has  been  selected  and  funds  are  available, 
the  operating  departm.ent  establishes  a  general  program 
which  is  in  most  cases  converted  to  preliminary  and  final 
designs  by  a  private  architect.   The  Bureau  of  Architecture 
of  the  Department  of  Public  Works  advises  the  private  archi- 
tect and  carries  out  administrative  details  at  all  stages. 
Plans  are  submitted  at  preliminary  and  final  design  stages 
for  approval  by  the  Art  Commission  which,  in  the  absence 
of  a  technical  staff  of  its  own  or  an  established  body  of 
urban  design  principles,  can  give  only  limited  study  to 
the  plans  and  to  their  wider  implications  for  the  city. 
The  Department  of  City  Planning  is  formally  consulted  only 
as  to  occasional  zoning  problems  or  other  matters  within 
its  jurisdiction.   A  more  extensive  involvement  by  the 
Department  of  City  Planning  would  require  further  staff 
commitment , 
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SPECIAL  SITUATIONS 

There  are  several  types  of  public  facilities  which 
have  unusual  characteristics  and  are  therefore  treated 
somewhat  differently  from  other  facilities,  although  most 
follow  generally  the  outline  described  above.   Among  these 
are: 


1.         Recreation   Facilities. 

Parks  and  other  facilities  for  recreation  are  varied 
in  size,  extremely  visible  in  the  city  structure,  and  used 
by  nearly  all  residents.   Because  of  their  extent  and 
variety,  these  facilities  are  among  the  most  difficult  in 
the  setting  of  priorities.   Maintenance  costs  of  developed 
portions  are  heavy,  while  at  the  same  time  the  other  por- 
tions await  development  to  make  them  fully  usable.   Oppor- 
tunities come  and  go  for  the  acquisition  of  other 
irreplaceable  natural  assets,  such  as  the  Sutro  Baths 
property.   Some  special  funding  is  available,  including 
Federal  Urban  Beautif ication  assistance,  but  these  funds 
fall  far  short  of  needs.   Pressures  continue,  also,  for 
the  placement  of  non-park  uses  in  the  parks,  due  to  the 
scarcity  of  other  sites  for  public  facilities.   In  view  of 
these  many  special  problems,  overall  planning  such  as  that 
now  being  conducted  by  the  Recreation  and  Park  Department 
and  the  Department  of  City  Planning  is  essential. 


2,         Public   Housing. 

Housing  built  for  public  ownership  is  unique  among 
City  facilities  in  that  it  is  designed  to  be  similar  to 
facilities  produced  in  the  private  market.   In  fact,  recent 
changes  in  the  approach  to  public  housing  have  emphasized 
the  similarity  to  private  housing  and  the  integration  of 
public  housing  into  established  neighborhoods.   The  turnkey 
program,  in  which  housing  is  built  by  private  developers 
and  turned  over  to  the  City,  is  part  of  that  trend.   Housing 
is  unique,  too,  in  the  simultaneous  nature  of  site  selection 
and  building  design  work,  giving  the  Department  of  City 
Planning  a  good  opportunity  to  work  with  the  Housing 
Authority  in  both  site  selection  and  review  of  building 
plans. 
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3.         Port   Development . 

With  the  takeover  of  the  Port  from  State  jurisdiction. 
Port  development  has  become  part  of  the  City's  public 
facilities  development  process,  but  only  to  a  certain 
degree.   Port  revenues  are  used  for  Port  purposes,  and 
traditional  functions  such  as  docking  of  ships  and  storage 
of  cargoes  remain  completely  under  the  jurisdiction  of  the 
Port  Commission.   However,  properties  not  required  for  such 
uses  may  be  made  available  to  private  developers  under 
long-term  leases,  and  such  properties  are  subject  to  zoning 
controls  adopted  pursuant  to  Master  Plan  provisions  appli- 
cable to  the  waterfront.   Development  of  Port  properties  to 
the  best  public  advantage  is  dependent,  therefore,  upon 
simultaneous  planning  and  careful  review  of  facilities  for 
both  the  Port  Commission  and  private  developers. 


4.         City    Properties    Outside   San   Francisco . 

A   number  of  City  properties,  especially  those  owned 
by  the  City  utilities  such  as  Hetch-Hetchy  and  the  Water 
Department,  are  located  outside  San  Francisco,   These 
properties  are  extensive,  and  they  provide  important 
services  to  residents  of  the  city  and  of  other  communities. 
Such  properties  must  be  considered  together  with  those 
inside  the  city  in  review  of  the  total  program  for  public 
development,  since  the  out-of-city  properties  contribute 
revenues,  require  expenditures  and  are  purchased  and  sold 
in  the  same  manner  as  properties  inside  the  city. 


5.    State   and  Federal   Properties. 

Land  and  facilities  of  higher  government  jurisdictions 
inside  the  City  are  not  subject  to  local  zoning  or  other 
controls.   This  rule  applies,  for  example,  to  the  Presidio, 
the  University  of  California  Medical  Center,  and  even 
special  districts  such  as  BART.   Public  opinion  and  City 
ties  to  Washington  and  Sacramento  can,  however,  exert 
influence  upon  the  higher  governments  as  to  use  of  these 
properties.   Other  issues  arise  when  such  properties  may 
be  declared  surplus  and  made  available  for  City  or  private 
use.   In  all  these  cases,  the  City  will  be  able  to  deal 
most  effectively  with  the  other  governments  if  its  own 
planning  policies  and  priorities  are  made  clear,  and  if  a 
climate  is  established  in  which  referral  of  State  and 
Federal  development  plans  for  City  review  is  felt  by  all 
parties  to  be  constructive  and  necessary. 
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The  conclusion  that  emerges  in  these  special 
situations,  as  well  as  in  all  other  cases  of  piiblic  and 
private  development  throughout  this  report,  is  that  urban 
design  planning  will  be  truly  effective  only  if  undertaken 
in  a  comprehensive  manner,  with  objectives,  principles 
and  policies  stated  in  advance  of  development,  aind  with 
more  specific  terms  of  reference  for  each  project  spelled 
out  through  early  and  free  discussions  among  architects, 
developers  and  the  urban  design  planning  staff. 
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